Coworking Space
Financial Roadmap

From Capital Intensive to
Cash Flow Positive

Operational Strategy, 5-Year
Projections, and ROl Analysis

PREPARED FOR INVESTMENT REVIEW | STRATEGY & OPERATIONS
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The Operational J-Curve: Surviving the
Burn to Harvest the Yield

£1.888 000

Operational leverage kicks in once
fixed costs are covered. Note

that a £120,000 CEO Salary is
paid consistently across this

b growth curve, treated as an Operational
High initial expense, not a distribution. Ieﬂerage at
burn & ramp-up maturity

Year 1 EBITDA

Year 5 EBITDA

_£222 000
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The Runway: Initial Capital Requirements

Launching requires a

£600k runway.
Furniture & Fixtures: This creates a ‘Financial
£150,000 Valley of Death’ that

that dictates the need for

immediate anchor

tenants. If the ramp-up

IS slow, a substantial

IT Infrastructure: operating cash buffer
£80,000 IS required beyond this

CAPEX.

Facility Build-Out:

£300,000

13%

12%
Contingency/Other
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The Fixed Cost Floor: The £25,000 Monthly Hurdle

r Breakeven Threshold
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£25 000/ Month
(£300k Annually)

£25,000

Lease

Revenue Required
0.82

(Contribution Margin)

The lease is the baseline profitability hurdle. With variable
costs starting at 18%, we need £30.5k in monthly
revenue before the business generates £1 of profit. Focus
must be on maximising utilisation immediately.
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Architectural Editorial

Optimising Occupancy Mix: The Shift to High-Yield Inventory

2026 Mix 2030 Target

30%

B Private Offices
B Dedicated Desks
B Hot Desks

B Private Offices
@ Dedicated Desks
B Hot Desks

Inventory Type Price per Month Characteristics & Impact
® Private Office £1,500/mo  High Stability, High Yield
® Dedicated Desk £450/mo » Solid Base

® Hot Desk £250/mo » High Churn Risk

Maximising Revenue per Square Foot (RevPSF) requires density. Shifting 15% more inventory to Private Offices combats
the fixed lease overhead. Hot desks attract transient users; Private Offices anchor the P&.L.
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Pricing Strategy: Escalation as a Pure Margin Lever

£1 :700 Annual price escalations are
critical. Because the £25,000 lease
‘ 2030 is fixed, every pound of price
| iIncrease flows directly to the
bottom line.

71\

» Avoid locking in long-term, low-
rate contracts. Short-term
discounts must burn off to capture
the margin lift from annual hikes.
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The Path to Liquidity: Breakeven & Payback

Cash Flow Full Capital Payback
Positive (E600k recovered)

Project start Month 9 Month 38
(Sept 2026)

o Warning Box
Sensitivity Warning: This timeline assumes hitting

revenue targets exactly. The low IRR (3%) signals tight

margins; small drops in occupancy will extend the
payback period significantly.
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Variable Cost Control: Economies of Scale

05 | | | Bulk buying
18% Consumables | amenities and

~ Processing FeesC o auditing payment

Gttt processor fees
13.4% .

(approx. 3%)

allows contribution

margin to expand

as revenue scales.

15%

10%

5%

Variable Costs as % of Revenue

0%
2026 2027 2028 2029 2030
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Architectural Editorial

CAC Efficiency: Reducing the Cost of Growth

£350 / member

2026

£260 / member

2030

Strategy shifts from expensive
broad advertising to organic
growth and member referrals.
Lowering CAC by £90/member
directly improves Net Profit
Margin.
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Owner Compensation Structure

Fixed CEO Salary: £120,000

Operating Expense (Must be covered O‘N]]er
before distributions).

Net Operating Profit

The true economic benefit.

Strategic Advice

Do not draw the full salary early. Wait for cash flow
stability. Drawing £10k/month too early can mask
underlying burn rates and affect lender perception.
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Investment Profile: A ‘Cash Cow. Not a ‘Unicorn’

IRR 3% | ROE 419%

Low. Signals long-term yield High. Efficient generation of profit
reliance, not exit multiples. from deployed capital.

The math suggests a stable, cash-flow-focused investment. It is not built for a massive
valuation multiple, but for steady income generation once the CAPEX is paid back.
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Risk Factors & Mitigation Strategies

Risk
Low IRR (3%) / Tight Margins

Risk
High Churn (Hot Desks)

Risk
Fixed Lease Obligation

Mitigation
Strict adherence to the 30% Private Office
mix to boost RevPSF.

Mitigation
Lock in anchor tenants immediately; reduce
reliance on £250/mo transient users.

Mitigation
Negotiate Tenant Improvement allowances
upfront to offset the £300k build-out.
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Operational Checklist for Success

01.
03.
05.
07.

Secure Anchor Tenants: Essential
to cover the £25k monthly lease.

02.
04
06.

Optimise Mix: Push aggressively
for 30% Private Office density.

Control Variables: Audit supply
contracts to hit the 13.4% cost
target.

Manage Draw: Defer the full £120k
owner salary until cash flow
stabilises.

Monitor Burn Rate: Watch the
£600k CAPEX vs. the 9-month
breakeven target.

Enforce Escalations: Raise prices

o annually (e.g., £1,500 -> £1,700).

Lower CAC: Drive referrals to
drop acquisition costs to £260.

FINANCIAL
MODELS LAB



The Bottom Line

Revenue (Price & Mix)

Fixed Costs (Lease)

A capital-intensive launch leading to a highly
efficient, cash-generative asset. Success lies Iin
surviving the gap between the fixed lease floor and
the operational leverage ceiling.



